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The Project
Cocoa Beach is emerging from a period of limited development and growth. The City hired Dover, 
Kohl & Partners, assisted by Spikowski Planning Associates, EPR, and Community Design Associates 
to help reverse this trend and encourage private investment to attract more visitors, businesses, 
sales, and, ultimately, tax revenue. The City’s Charter, Comprehensive Plan and Zoning Code have 
intermingling development restrictions that resulted in decades of practically no development. The 
plan includes suggested revisions of the most stringent regulations, permitting new growth.

The Gateways Master Plan is comprised of three distinct study areas, each of which has under-
utilized spaces that have the potential to become great centers of activity.  The plan looks at key 
development areas and provides sample plans that create a  sense of arrival at each of the northern 
entrances to the City. 

The Process
A five-day design charrette was held in January 2014 which brought together community members, 
community leaders, elected officials, property owners, and the design team to work together toward a 
common vision for Cocoa Beach. The design team helped to establish local consensus and worked with 
the community to see the potential that Cocoa Beach has to offer through hands-on design exercises. 
Forming a general consensus establishes a base for future public support which is often necessary to 
erase roadblocks in the regulations and enable the desired types development.

Status
The plan was reviewed by Cocoa Beach Commissioners and was unanimously passed in June 2014. 
Changes to land development regulations and Comprehensive Plan are progress.

The development of a vacant 8-acre parcel, along with the transformation of SR 520 into a multiway bou-
levard establishes a destination along the Banana River and marks one of the major entrances to the City. 

left: Illustrative Plan

right: SR 520 becomes a walkable destination 
with street-oriented building fronting a multi-way 
boulevard. 
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Broadway - A Cocoa Beach Signature Public Space

The end of SR 520 between A1A and Ocean 
Beach Boulevard has the opportunity to become 
a signature attraction in Cocoa Beach. The wide 
right-of-way is controlled by the City. 

Taking a closer look at the opportunity this 
"Broadway" area has to offer, this under-utilized 
space comes alive. The street should be formal-
ized with regularly spaced street trees, pedestri-
an-scaled lighting and connected sidewalks that 
reemphasizes this grand entrance to Cocoa’s 
Beach greatest asset, the beach. 

This public space will not be successful without 
the addition of mixed-use street-oriented build-
ings to line the street. The retailers and res-
taurants encourage activity with street-facing 
storefronts and outdoor dining that take advan-
tage of the comfortable space.  

Designed within the existing grassy median, 
the new space consists of three segmented 
medians. The western segment is complete 
with benches to relax by the calm fountains and 
watch people as they pass by, enjoy their meals 
under umbrella tables, or simply walk their dog 
in the grassy areas. At night, the pedestrian-
scaled light posts, open and lighted shopfronts 
and residences or hotel rooms above make the 
space a safe and interesting night out. 

New pedestrian paseos designed in the north 
and south blocks provide another layer of pedes-
trian connectivity and open up into small plazas 
with fountains, visitors information gazebos and 
comfortable areas for transit users to wait. The 
middle median is the meeting point between 
these pedestrian paseos. Outdoor casual seat-
ing, restaurant tables and small restaurant ki-
osks make the space vibrant day and night. 

The design for the eastern median section has 
a Splash Park and shaded benches for families. 
With slow design speeds that include on-street 
parking so that bicyclists will feel safe sharing 
the road with vehicles, this new space will be 
calmer and quiet. The intersection of SR 520 
and Ocean Beach Boulevard could be a curb-
less, shared space. With the use of bollards to 
reinforce the separation of travel lanes and side-
walks, the intersection could become a special 
entry point to the beach. This will be an impor-
tant amenity for Cocoa Beach.

above: View looking east toward the Ocean down 
“Broadway”

right: View over Shepard Park looking back to-
wards "Broadway"
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